PLANNING COMMISSION AGENDA
WEDNESDAY, JULY 27, 2022 @ 7:00 P.M.
CITY COUNCIL CHAMBERS
8930 LIMONITE AVENUE
JURUPA VALLEY, CA 92509
A.

As a courtesy to those in attendance, we ask that cell phones be turned

off or set to their silent mode and that you keep talking to a minimum so that
all persons can hear the comments of the public and Planning Commission.
B.

A member of the public who wishes to speak under Public Comments

must fill out a “Speaker Card” and submit it to the Planning Secretary BEFORE
the Chair calls for Public Comments on an agenda item. Each agenda item will
be open for public comments before taking action. Public comments on
subjects that are not on the agenda can be made during the “Public
Appearance/Comments” portion of the agenda.
C.

Members of the public who wish to comment on the CONSENT

CALENDAR may do so during the Public Comment portion of the Agenda prior
to the adoption of the Consent Calendar.
D.

As a courtesy to others and to assure that each person wishing to be

heard has an opportunity to speak, please limit your comments to 3 minutes.
E. To live stream this meeting, please click on the following link:
https://www.jurupavalley.org/422/Meeting-Videos

I. CALL TO ORDER AND ROLL CALL

I. CALL TO ORDER AND ROLL CALL
CHAIR

COMMISSIONERS

HAKAN JACKSON

PENNY NEWMAN
ARLEEN PRUITT

CHAIR PRO TEM

LAURA SHULTZ

ARMANDO CARMONA

II. PLEDGE OF ALLEGIANCE
III. PUBLIC APPEARANCE/COMMENTS (30 MINUTES)
IV. CONSENT CALENDAR
Agenda Items 1, and 2 are Consent Calendar Items. All may be approved by adoption
of the Consent Calendar, by one (1) motion. There will be no separate discussion of
these items unless Member(s) of the Planning Commission request that specific items
be removed from the Consent Calendar for separate discussion and action.

ITEM NO. 1
Approval of Agenda

ITEM NO. 2
Approval of the Minutes
l

July 13, 2022 Regular Meeting

Documents:
ITEM NO. 2.PDF

ITEM NO. 3
Summary of City Council Actions and Development Update
Documents:
ITEM NO. 3.PDF

ITEM NO. 4
Consideration of any items removed from Consent Calendar

V. PUBLIC HEARING
ITEM NO. 5
PROJECT: Zoning Code Amendment No. 22007 amending various sections of
Title 9 ("Planning and Zoning") of the Jurupa Valley Municipal Code to add
Development Standards for Automobile Fueling Stations (Continued from July
13, 2022).
RECOMMENDATION: Open the public hearing, receive staff presentation and

Development Standards for Automobile Fueling Stations (Continued from July
13, 2022).
RECOMMENDATION: Open the public hearing, receive staff presentation and
continue the public hearing to the August 10, 2022 Planning Commission
meeting, at which time a draft Ordinance will be presented for consideration to
the Planning Commission.
Documents:
ITEM NO. 5.PDF

VI. COMMISSION BUSINESS
None.

VII. PUBLIC APPEARANCE/COMMENTS (30 MINUTES)
VIII. PLANNING COMMISSIONER'S REPORTS AND COMMENTS
IX. COMMUNITY DEVELOPMENT DEPARTMENT REPORT
X. ADJOURMENT
Adjournment to the Regular Planning Commission meeting on Wednesday,
August 10, 2022.

ITEM NO. 2

PLANNING COMMISSION
MINUTES
JULY 13, 2022
CALL TO ORDER

Chair Hakan Jackson called the Regular Planning Commission
meeting to order at 7:00 P.M.

ROLL CALL

ROLL CALL Members Present:
• Hakan Jackson, Chair
• Armando Carmona, Chair Pro Tem
• Penny Newman, Commission Member
• Arleen Pruitt, Commission Member
• Laura Shultz, Commission Member

PLEDGE OF
ALLEGIANCE

Chair Hakan Jackson led the Pledge of Allegiance.

PUBLIC COMMENTS/
APPEARANCE

No comments were received.

CONSENT CALENDAR

Agenda Items 1, 2, and 3 were unanimously approved by the motion
of Commissioner Newman and seconded by Commissioner Shultz.
The motion carried (5-0).
Ayes: Hakan, Carmona, Newman, Pruitt, and Shultz
Noes: None
Abstained: None
Absent: None.

PUBLIC HEARING
ITEM NO. 5

ZONING CODE AMENDMENT NO. 22007 AMENDING
VARIOUS SECTIONS OF TITLE 9 (“PLANNING AND
ZONING”) OF THE JURUPA VALLEY MUNICIPAL CODE
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TO ADD DEVELOPMENT STANDARDS FOR GASOLINE
SERVICE STATIONS
Community Development Director Joe Perez provided a staff report
and recommended that the Commission open the Public Hearing and
continue the Public Hearing to the July 27, 2022 Planning
Commission meeting.
PUBLIC HEARING OPENED
No comments were received.
Commissioner Shultz moved and Commissioner Newman made a
second to continue the Public Hearing to the July 27, 2022 Planning
Commission meeting.
The motion carried (5-0).
Ayes: Jackson, Carmona, Newman, Pruitt, and Shultz
Noes: None
Abstained: None
Absent: None.
ITEM NO. 6

MASTER APPLICATION NO. 21347, GENERAL PLAN
AMENDMENT NO. 21013, CHANGE OF ZONE NO. 21015,
AMENDMENT NO. 4 TO SPECIFIC PLAN NO. 266, SITE
DEVELOPMENT PERMIT NO. 21115, AND SETBACK
ADJUSTMENT NO. 21003. “VERNOLA MARKETPLACE
APARTMENT COMMUNITY” (PHASE B), DEVELOP 8.34
ACRES OF VACANT LAND INTO 208 UNIT APARTMENT
COMMUNITY SITE LOCATION SOUTH OF VERNOLA
MARKETPLACE SHOPPING CENTER, EAST OF I-15
FREEWAY AND WEST OF PATS RANCH ROAD AT THE
INTERSECTION OF 65TH STREET (APN 152-640-005, 152640-006) APPLICANT ANTHONY P. VERNOLA TRUST
Principal Planner Thomas Gorham provided a Power Point
presentation for the Vernola Marketplace Apartment Community
Phase B.
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The proposed project consists of 208 market rate apartment units in
18 three-story buildings, with a mixture of one-, two-, and threebedroom units. The proposed project was included in the City’s
certified 6th cycle Housing Element. The project requires the
following entitlement applications:
•

•

•
•
•

General Plan Amendment (GPA): Change the land use
designation from Light Industrial (LI) to Highest Density
Residential (HHDR)
Amendment No. 4 to Specific Plan No. 266 (SPA): Remove the
Industrial Park designated project site from the I-15 Corridor
Specific Plan.
Change of Zone (CZ): Change underlying zoning from
Industrial Park (I-P) to General Residential (R-3)
Site Development Permit (SDP): For construction of multifamily units in R-3 zone.
Setback Adjustment (SBA): Reduce minimum 50-foot setback
requirement from any commercially zoned property to 20 feet.

Principal Planner Gorham informed the Commission of the
following additions to the recommend Conditions of Approval:
Planning:
• Removed CC&R Requirement
• Added property maintenance requirement
• Deleted duplicate drainage swale condition
Engineering:
• Added pedestrian access and sidewalk requirement
• Added emergency vehicle access requirement
• Added ADA compliant path of travel requirement
• Added bike lanes condition
• Added bus shelter condition
• Added items required prior to occupancy
PUBLIC HEARING OPENED
David Gilmour, A.O. Architects, representing the applicant, thanked
the Commission and provided a PowerPoint presentation on the
proposed project.
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Rick Bondar, applicant representative, thanked the Commission for
their consideration.
Erika Soriano, Administrative Services Coordinator informed the
Commission a letter was received from Phil Tawiah, resident, in
support of the project.
During the Public Hearing the Planning Commissioners raised the
following issues with the applicant and staff:
•
•
•
•
•
•
•

Requested clarification on the added condition for emergency
vehicle access requirement.
Requested clarification on the set back adjustment modification
Inquired what future development will be on the vacant lot east
of the proposed project
Inquired if the amenities would be open to the public
Inquired if any of the units will be affordable
Inquired on the amount of EV stalls
Inquired if the windows will be sound proof and if an air
filtration system will be installed in each unit

Principal Planner Gorham provided clarification on the added
requirement for an emergency vehicle access. Mr. Gorham said the
Engineering Department requested to include the requirement to
memorialize the condition but has already been added to the
proposed project plans.
Principal Planner Gorham provided clarification on the set back
adjustment reduction of 20 feet. Mr. Gorham explained that the
commercial buildings east of the proposed residential units will be
over 200’ from the adjacent commercial structures and staff’s
recommendation is to allow a 20’ set back from the eastern parking
lot.
David Gilmour, A.O. Architects, informed the Commission that
California requires 9% designation of EV Stalls for new projects.
Rick Bondar, applicant representative, addressed the Commissions’
questions. Mr. Bondar informed the Commission that the amenities
would only be available to the residents of the proposed
development. Also, the proposed development will include sound
proof windows and air infiltration system for each unit. Mr. Bondar
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informed the Commission that they have agreed to comply with
requirements of any future City Inclusionary Housing Ordinance.
Mr. Bondar informed the Commission that the vacant lot east of the
proposed project will be a proposed future public facility such as a
library.
Principal Planner Gorham informed the Commission that the City
has not received an application for the vacant lot east of the proposed
project.
PUBLIC HEARING CLOSED
COMMISSIONER DISCUSSION
Chair Pro Tem Carmona requested that the setback be increased to
35’ instead of the proposed 20’ setback.
Commissioner Newman agreed with Staff’s recommendation of a
20’ setback since the building will be separated by a large and
underutilized parking lot. Commissioner Newman recommended
that enhanced landscape buffer be included as a Condition of
Approval.
Commissioner Newman made a motion and Commissioner Shultz
made a second to adopt Planning Commission Resolution No. 202207-13-01, recommending that the City Council (1) adopt a
Mitigation Negative Declaration and Mitigation Monitoring and
Reporting program; (2) approve General Plan Amendment No.
21013; (3) approve Change of Zone No. 21015; and (6) approve
Setback Adjustment No. 21003 in order to allow the development
of Vernola Marketplace Apartment Community (Phase B) with the
following additions and modifications to the Recommended
Conditions of Approval:
Planning:
•
•
•
•

Removed CC&R Requirement
Added Property Maintenance Requirement
Deleted duplicate drainage swale condition
Enhanced Landscape buffer along the eastern edge of the
project, adjacent to the commercial parking lot to screen
apartments from commercial uses.
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Engineering:
•
•
•
•
•
•

Added pedestrian access and sidewalk requirement
Added emergency vehicle access requirement
Added ADA compliant path of travel requirement
Added bike lanes condition
Added bus shelter condition
Added items required prior to occupancy

The motion carried (4-1)
Ayes: Jackson, Newman, Pruitt, and Shultz
Noes: Carmona
Abstained: None
Absent: None
COMMISSION
BUSINESS
ITEM NO. 7

CONFORMANCE OF THE CITY OF JURUPA VALLEY’S
CAPITAL IMPROVEMENT PROGRAM FOR FISCAL
YEAR 2022-2023 WITH THE CITY OF JURUPA VALLEY
GENERAL PLAN
Octavio Duran, Assistant City Engineer, provided a PowerPoint
presentation on the proposed Capital Improvement program for
Fiscal Year 2022/23.
COMMISSIONER DISCUSSION:
• Informed staff about the traffic caused by the train stopping at the
rail road on the detour intersections during the grade separation at
Jurupa Rd.
• Inquired if the CIP projects include the Equestrian Overlay?
• Inquired on the Mission Boulevard and Market Street bridge
projects
Assistant City Engineer Duran informed the Commission that he
will look into ways of alleviating the issue with the Rail Road. He
also informed the Commission that all CIP projects are designed to
be consistent with the project area and incorporate the Equestrian
Overlay when designing in the overlay area. Assistant City Engineer
provided an update on both bridge projects.
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Commissioner Newman moved and Chair Pro Tem Carmona made
a second to adopt Planning Commission Resolution No. 2022-0713-02, finding that the City of Jurupa Valley’s Capital Improvement
Program for Fiscal Year 2022/2023 is consistent with the City of
Jurupa Valley’s General Plan.
The motion carried (5-0).
Ayes: Jackson, Carmona, Newman, Pruitt, and Shultz
Noes: None
Abstained: None
Absent: None.
PUBLIC COMMENTS/
APPEARANCE

No comments received.

PLANNING
COMMISSIONERS’/
REPORTS/COMMENTS

No comments received.

COMMUNITY
DEVELOPMENT

Community Development Director Perez summarized the actions
taken at the July 7, 2022 City Council meeting.

ADJOURNMENT

There being no further business before the Planning Commission,
Chair Jackson adjourned the meeting at 8:23 P.M.
Respectfully submitted,
_______________________________________
Joe Perez, Community Development Director
Secretary of the Planning Commission
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ITEM NO. 3

STAFF REPORT
DATE:

JULY 27, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

SUBJECT: SUMMARY OF CITY COUNCIL ACTIONS AND DEVELOPMENT
UPDATE
______________________________________________________________________
RECOMMENDATION
That the Planning Commission receive and file the development update.
CITY COUNCIL ACTIONS AT THE JULY 13, 2022, MEETING
•

Code Amendment in the Watercourse, Watershed and Conservation (W-1)
Zone: The City Council had a second reading to adopt Ordinance No. 2022-12
amending the W-1 Zone.

•

Public Hearing for the Inclusionary Housing Ordinance and In-Lieu Fee – The
City Council held a public hearing and continued the public hearing to the August
4, 2022 City Council meeting.

DEVELOPMENT UPDATES
There are no development updates at this time.

Prepared by:

Reviewed by:

_________________________
Joe Perez
Community Development Director

//s// Maricela Marroquin
_____________________
Maricela Marroquin
Deputy City Attorney
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ITEM NO. 5

STAFF REPORT
DATE:

July 27, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

BY:

THOMAS GORHAM, PRINCIPAL PLANNER

SUBJECT:

ZONING CODE AMENDMENT NO. 22007 (ZCA22007) AMENDING
VARIOUS SECTIONS OF TITLE 9 (“PLANNING AND ZONING”) OF
THE JURUPA VALLEY MUNICIPAL CODE TO ADD DEVELOPMENT
STANDARDS FOR AUTOMOBILE FUELING STATIONS (CONTINUED
FROM JULY 13, 2022)

RECOMMENDATION
Open the public hearing, receive staff presentation and continue the public hearing to the
August 10, 2022 Planning Commission meeting, at which time a draft Ordinance will be
presented for consideration to the Planning Commission.
BACKGROUND
On August 5, 2021, the City Council initiated a zoning code amendment to establish
appropriate development standards and processing requirements for automobile
fueling stations and adopted Urgency Ordinance No. 2021-18, imposing a
moratorium on approval of building permits or other entitlements for automobile
fueling stations for a period of 45 days to September 19, 2021. On September 2,
2021, the City Council extended the moratorium to August 3, 2022.
There are 30 active automobile fueling stations in the City with an additional five
approved and three pending approvals. Of the City’s 30 existing service stations, 28
are combined with a convenience store. In addition, Community Development
Department has received multiple inquiries in recent months regarding potential new
automobile fueling stations throughout the City. Based on these inquiries, six
additional locations were identified where there is a high probability for new
automobile fueling station requests. The distribution of the City’s service stations is
concentrated along State Route (SR) 60 and Mission Boulevard in the north and
along Limonite Avenue in the south (See Attachment No. 1, Automobile fueling
stations Sites Map).

Summary of issues and concerns: Below is a summary of the issues and concerns
related to automobile service stations in the City:
•
•
•
•
•
•
•
•
•
•
•

Proliferation of automobile fueling station uses
Impacts on adjacent residential and other sensitive uses (e.g., schools, parks,
etc.)
Inconsistency with community character and future development pattern of
City
Limit or prevent more preferable/desirable uses at key locations
Lost opportunity for neighborhood scale commercial development
Potential to become brownfield sites due to contaminated soils
Environmental Justice concerns due to unequal distribution and
overconcentration
Negative impacts: noise; air quality; litter; crime; trash; traffic; lighting
Ancillary use impacts: car wash; convenience store/alcohol sales; repair
service; fast food establishments
Limited and inconsistent discretionary action required for approval – allowed
“by-right”, site development permit, or conditional use permit depending on the
zone.
No development or performance standards in zoning code.

Objectives: The following objectives have been identified in order to address the
issues and concerns outlined above and to form the basis for proposed ordinance:
•
•
•
•
•
•
•
•
•
•
•
•

Limit location of new service stations by zone (remove use from some zones)
Limit concentration of services stations with separation, adjacency, and distance
requirements
Prohibit or limit use adjacent to residential and other sensitive uses
Limit by minimum lot size and frontage standards
Prohibit or limit use as part of shopping center development
Develop physical development standards (setbacks, buffering, screening,
landscaping, walls, trash enclosures and receptacles, signage, driveway number
and location, ingress/egress locations, parking, queuing, loading, etc.)
Develop Design Standards (streetscape, building architecture, pedestrian access)
Develop operation and performance standards (e.g., hours of operation, noise,
lighting, restrooms, air and water services, propane tank sales, outdoor display,
etc.)
Develop use regulations and standards for typical ancillary uses (e.g., car wash,
repair services, convenience store, fast food establishments, etc.)
Require a Conditional Use Permit (CUP) for all zones permitting the use
Develop specific CUP findings to address potential impacts and potential
compatibility issues
Create new definitions

On March 23, 2022, a Planning Commission Study Session was held to consider
proposed development standards and processing requirements for automobile fueling
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stations. The Planning Commission reviewed the proposed development, operational,
locational, and processing standards for automobile fueling station uses. The
Commission supported the proposed conceptual standards and provided the following
feedback:
•

•
•
•
•

•

The Commission inquired about the process for non-conforming gasoline
stations. They asked about the outreach efforts the City will take to notify
potential businesses affected by the proposed development standards how
such businesses will be brought into compliance.
The Commission inquired about the required site remediation if a gasoline
station is abandoned.
The Commission requested clarity and consistency related to gasoline
services stations definition.
The Commission inquired about the environmental requirements for
automobile fueling stations.
The Commission requested that any future automobile fueling stations be
prohibited or restricted near sensitive uses (i.e., residential, schools, day cares,
parks, etc.).
The Commission discussed the overconcentration of automobile fueling
stations within the City and requested a study be conducted to indicate how
many automobile fueling stations are in the City per square mile or per capita.
Please see Attachment No. 2 for per square mile and per capita data.

ANALYSIS
Based on the objectives listed above and Planning Commission direction provided at the
Planning Commission Study Session, a recommended Automobile Fueling Station
Ordinance has been prepared which would add Section 9.240.560. – “Automobile Fueling
Stations” to Zoning Code Chapter 9.240. – General Provisions with related code
amendments. The proposed section would provide for the following: permit process,
definitions, location and separation requirements, and development and operational
standards. The proposed Section is summarized below:
Section 9.240.560 A Definitions
Five definitions for Automobile Fueling Stations, Car Wash, Convenience Store, Fast
Food Establishment, and Vehicle Service Shops are included in the Ordinance that define
an automobile fueling station use as well as the various ancillary uses and services that
may be associated with use. The Automobile Fueling Station definition is also added to
Chapter 9.10 – “Definitions” of the Zoning Code and is added to the various zoning district
chapters where the use is allowed for internal consistency. The five new definitions
included in the draft Ordinance are recommended to read as follows:
1. Automobile Fueling Station: A retail business engaged primarily in selling gasoline
or other motor vehicle fuels, which may also provide services which are ancillary
to fuel services. These ancillary services may include vehicle service shops, car
wash facilities, convenience stores, and fast food establishments.
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2. Car Wash: An ancillary use to an automobile fueling station for permanent, selfservice and/or attended car washing establishments, including fully mechanized
facilities. May include detailing services.
3. Convenience Store: An ancillary use to an automobile fueling station for any retail
sales of food, beverages and small convenience items primarily for off-premises
consumption.
4. Fast Food Establishment: An ancillary use to an automobile fueling station for a
retail food service establishment in which all, or a portion of, the food service is
provided through a drive-through window or counter inside the fast-food
establishment as opposed to a sit-down table service restaurant.
5. Vehicle Service Shops: – Any accessory use to an automobile fueling station for
service and repair of vehicles conducted wholly within a building.
Section 9.240.560 B Purpose and Intent
This section outlines the purpose and intent of the ordinance which is to present locational
criteria, development standards, and operational standards to be used by the City to
regulate automobile fueling stations and ancillary uses under Conditional Use Permit
procedures.
Section 9.240.560 C Permit Requirement
The purpose of this Section is to require a conditional use permit for a new automobile
fueling station, or the reconfiguration or enlargement of an established automobile fueling
station In addition, this section provides the following specific findings that the Planning
Commission must make in order to approve an automobile fueling station use:
1. The overall development of the project site shall be designed for the protection of
the public health, safety and general welfare; to conform to the logical development
of the land and to be compatible with the present and future logical development
of the surrounding property.
2. The proposed use will not substantially increase vehicular traffic on any public
rights- of-way in the immediate vicinity, especially those serving residential uses.
3. The proposed use will not create increased traffic hazards to pedestrians, cyclists,
or equestrian users.
4. The proposed use will not adversely affect adjoining land uses, or the growth and
development of the area in which it is proposed to be located.
Section 9.240.560 D. Location and Separation Requirements
In order to limit the overconcentration of automobile fueling stations, this section requires
the following:
•

Automobile fueling stations to be separated from other automobile fueling stations
by a minimum of one-thousand, (1,000) feet, with an allowance for a maximum of
two (2) automobile fueling stations permitted at any single intersection. This
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•

•

requirement will limit clusters of automobile fueling stations and allow for more
preferable/desirable uses at key locations.
New automobile fueling station are prohibited if there are four (4) or more existing
automobile fueling stations located within a one (1) mile radius of the proposed
automobile fueling station site, unless the Planning Commission can make a
finding that the proposed automobile fueling station is necessary for the public
convenience and will not be detrimental to the public health, safety, and general
welfare as outlined in the findings section above. This requirement addresses the
concerns of overconcentration.
Requires automobile fueling stations located in shopping centers to be located at
the periphery in order to minimize internal traffic and pedestrian conflicts.

Section 9.240.560 E. Development Standards
Automobile fueling stations and any ancillary car wash, convenience store, fast food
establishment, or vehicle repair shop must meet all the development standards
summarized in the table below and be consistent with the purpose and intent under
section 9.240.560 B.
Title
Minimum Site Area

RECOMMENDED DEVELOPMENT STANDARDS
Standard
Intent
40,000 square feet for new automobile
Large lot size will limit
fueling stations.
potential locations and
provide for more efficient
site layout to minimize
potential negative
impacts.

Minimum Frontage

175 feet on each street.

Large lot frontage will
limit potential locations
and provide for more
efficient site layout to
minimize potential
negative impacts.
Deviations to this
requirement can be
considered by the City as
part of the CUP review
process.

Maximum Lot
Coverage

40% percent of the total lot size. No more
than 20% percent of the total lot area
shall be covered by a canopy

This will limit large-scale
automobile fueling
stations as well as
multiple ancillary uses
such as car washes,
convenience stores, fast
food, vehicle repair shop.
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Title
Minimum Street
Setbacks

RECOMMENDED DEVELOPMENT STANDARDS
Standard
Intent
The minimum street setback shall be 25
The setbacks will allow
feet; However, to encourage a more
for increased
pedestrian streetscape, a primary building landscaping along the
with direct access from the street may be
street frontage.
located a minimum of 15 feet from the
right-of-way.

Minimum Side and
Rear Setbacks
Adjacent to Sensitive
Uses

All structures shall be set back a minimum
of 50 feet from the side and rear property
lines where adjoining parcels are used,
zoned, or designated by the General Plan
for residential uses, schools, parks, or
places of religious worship.

This setback requirement
is consistent with setback
requirements for multifamily residential uses
next to commercial
properties and along with
additional landscaping
requirements will help to
mitigate potential impacts
to these sensitive uses.

Minimum Side and
Rear Setbacks
Adjacent to
Nonresidential
Districts

The minimum interior or rear setback shall
be 15 feet.

Will provide adequate
space for increased
perimeter landscaping.

Vehicular Access
Points

No more than two driveways or means of
access shall be provided to any one street
or highway. No more than 35% percent of
the street frontage shall be devoted to
curb cuts.

Limits potential traffic
conflicts and allows for
more street frontage
landscaping.

Location of
Driveways

Driveways shall not be located closer than
25 feet to the end of a curb corner or
closer than 25 feet to a common property
line when adjacent to a residential zoning
district.

Limits potential traffic
conflicts at corners and
provides separation
buffer from residential
uses.

Driveway Design

Driveways shall be designed and located
to ensure a safe and efficient movement
of traffic on and off the site, to and from
the lane of traffic nearest the curb. All
driveways shall be located and
constructed according to the standards of
the City. Driveways for automotive fueling
stations which are developed as part of or
in conjunction with adjacent uses shall be
located as part of the total circulation
facilities of such adjacent uses.
Decorative paving shall be provided at all
driveway entrances.

Ensures driveways are
designed to City
standards to provide
efficient movement of
vehicular traffic to and
from the site. Also,
provides for paving
enhancement
requirements.
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Title
Internal Circulation

Pedestrian Access to
Convenience
Store/Fast Food
Establishment

RECOMMENDED DEVELOPMENT STANDARDS
Standard
Intent
The internal circulation system shall allow
Ensures that vehicles do
for vehicle stacking without blocking
not block ingress and
ingress and egress on and off the site.
egress or internal
The pump island shall be situated to
circulation through the
provide stacking space for a minimum of
site. Deviations can be
2 vehicles behind the vehicle parked at
granted as warranted.
the pump closest to the any entrance
and/or exit driveway.
A minimum of 1 continuous 4-foot-wide
internal pedestrian decorative paved
walkway shall be provided from the
perimeter public sidewalk of each abutting
street to the nearest entrance to the
convenience market and/or fast-food
establishment.

Parking

•
•

•

•
Building and Canopy
Design

•

Stand-alone automobile fueling
stations (no ancillary uses): 4
spaces
Automobile fueling station with a
Convenience Store: Five (5) spaces
per 1,000 square feet of gross floor
area of the convenience store. Up to
fifty (50%) percent of the pump
islands may be counted as parking
spaces at a minimum ratio of one
space for each pump island.
Automobile fueling station with a
Fast-Food Establishment and/or
Car Wash: The parking
requirements for all uses on the
site shall be determined by a
parking demand study prepared by
an independent traffic engineer
licensed by the State of California
Provides for requirements for
loading

Building and/or canopy, and any
ancillary use building shall be designed
for architectural compatibility and in
compliance with any applicable design
guidelines. Scale, massing, and
detailing should be complementary to
the surrounding uses, building form,
and relationship to streetscapes.

Provides pedestrian
connectivity from the
adjacent sidewall.

Specific parking
requirements to address
the various
configurations of
automobile fueling
stations with and without
ancillary uses.

Provides specific building
design standards to
ensure quality,
integrated, visually
interesting and
compatible building
design.
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Title
Building and Canopy
Design (cont.)

RECOMMENDED DEVELOPMENT STANDARDS
•

•
•

Standard

Building elevations shall incorporate
architectural features that are visually
interesting with pronounced massing.
Blank walls are prohibited.
Architectural detailing and materials
shall be of a high and durable quality.
Maximum height of 25 feet for building
and 16 feet for canopy.

Intent

Pump Islands

Requires pump islands to setback 60 feet
for a pump island from sensitive use and
25 feet for all other uses.

Protects separation of
pump islands from
sensitive uses to reduce
potential impacts.

Ancillary Devices

Device providing air service, water
service, recharging for electric vehicles,
and similar services shall be not be
located in any required building setback
area.

Reduces potential visual,
noise and impacts from
ancillary devises from
adjacent uses and the
public right-of –way.

Cashier Location &
Visibility of the
Fueling Area

Requires cashier location to have direct
full visual access to the pump islands and
the vehicles parked adjacent to the
islands.

This is a safety and
security measure.

Signs

•
•
•
•

•

•

Freestanding signs 20 feet
maximum height
Monument signs 8 feet maximum
height
One freestanding or monument
sign per street frontage
Sign bases shall have
architecturally integrated bases.
No exposed single- or twin-pole
mounts
Freeway oriented signs permitted
as allowed in the sign section of
the zoning code with 45-foot
maximum height
Walls signs
 1 per building elevation.
Not permitted on
elevations facing
residential uses
 20 square feet per building
elevation

Specific standards
unique to automobile
fueling stations to ensure
quality sign design and
minimize signage while
providing for adequate
business and services
identification
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Title

RECOMMENDED DEVELOPMENT STANDARDS

Standard

Signs (cont.)
•
•
•
•
•
•
•
•
•

On-site Landscaping

•
•

•
•

Intent

 Individual channel letters
halo or internally
illuminated
Window signage 10% of window
area
Temporary Signage allowed with a
temporary sign permit
Lighter Box Sign – a sign above the
fuel pumps
Canopy Sign – one per street
frontage and 20 square feet
maximum
Car Wash Sign -1 above entrance
and 1 price sign
Type of Service Sign -to identify full
or self service
Special Service Sign- for ancillary
devices (air, water, charging)
Directions Signs – for entrance and
exit to site and ancillary uses
Pump-Top Video Display Terminal –
to regulate video screens at pumps
dispenser
Minimum of eighteen (18%) percent
of the site shall be landscaped
15-foot street frontage landscape
setback and 10-foot interior property
line setback with solid row of screen
tress abutting sensitive uses
Minimum 400 square feet
landscape area required at street
corners
36-inch box sized trees required

Extensive landscaping
requirements provides
for beautification of the
street, visual
enhancement of the
site, and screening and
buffer to adjacent
sensitive uses.

Perimeter Walls

•

8-foot-high solid decorative
masonry wall along property lines
adjacent to sensitive uses.

Along with landscape
screening the walls will
provide a buffer from
potential noise and
visual impact to
sensitive use.

Exterior Lighting

•

Requires onsite lighting to be
recessed and shielded and directed
away from adjoining streets and
properties.

Eliminates negative
impacts of spillover
lighting.
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Section 9.240.560 F. Automobile Fueling Station Operational Standards
Automobile fueling stations with any ancillary uses must meet all the operational
standards summarized in the table below and be consistent with the purpose and intent
of this Section.
Title
Location of
Activities

RECOMMENDED OPERATIONAL STANDARDS
Standard
Notes
Requires all activities and operations to
Minimize outdoor activities to
be conducted in enclosed structures with
reduce impacts on adjacent
the exception of fuel dispensing, vehicle
properties
charging, air water services, and
emergency services.

Site
Maintenance

The site, including all structures,
landscaping, walls/fences, and signs,
shall be maintained in good repair, in a
clean, neat and orderly condition.
Requires driveways and service areas to
be keep clean of petroleum products and
oil as well as litter.

Ensures cleanliness of the
site

Trash Enclosure

Requires a trash enclosure to be
designed with a 6-foot-high solid
decorative masonry wall, self-closing
gates, perimeter landscaping, and an
overhead trellis structure

Ensures aesthetically
functional and screened trash
enclosure

Public Service
Facilities

Provides requirements for customer
restrooms and for air, water services

Standard requirements for
automobile fueling stations

Noise

•
•

•

Require the submittal of a
professional noise analysis to
quantify outdoor noise sources
Limits the hours of speakers, pump
station video/audio noise sources
and sound signals to be turned off
daily for 10 pm to 7 am.
Automobile fueling station noise
(e.g., bells, loudspeakers, tools, etc.)
shall not be audible from
residentially zoned or occupied
parcels between the hours of 7:00
p.m. and 7:00 a.m. on weekdays
and Saturdays, and before 10:00
a.m. and after 7:00 p.m. on Sundays
and nationally recognized holidays.

Limits noise sources during
evening and early morning
hours and adjacent to
residential uses
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RECOMMENDED OPERATIONAL STANDARDS

Title
Trash
Receptacles

Notes
Standard
Requires trash receptacle at pump islands
Standard trash requirements
and building entrances and daily removal of to ensure cleanliness of site
trash from the receptacles.
and provide customers with
adequate trash disposal
methods.

Pollution
Prevention

Requires plans to implement best
management practices to eliminate
discharge into storm drains in compliance
with the city’s NPDES criteria.

Standard Requirement

Hazardous
Materials

All necessary permits for the storage and
use of hazardous materials shall be
obtained. All automobile fluids shall be
recycled or removed according to
applicable state and federal standards.

Standard Requirement

Propane Tank
Sales

Propane tank sale displays shall be
located outside of any required setback
area and shall be stored in a secure
display. The City may require
landscaping or other type of screening
to conceal the propane tanks from
public view.

Ensures screening and
proper storage of propane
tanks.

Gasoline Tanker
Trucks

Requires tanker trucks not to obstruct
the public right-of-way during delivery
and standard fuel loading requirements.

Standard Requirement

Mechanical
Equipment

•

•

•

All hydraulic hoists and pits, all
equipment for lubrication,
greasing, automobile washing
and permitted repairs shall be
enclosed entirely within a
building.
All rooftop mechanical equipment
shall be screened from view of
adjacent properties and public
rights-of-way.
All ground mounted vapor venting
pipes and equipment shall be
located behind a six (6) foot high
decorative solid screen wall and
landscaping and shall not be
located in any required setback
area.

Eliminates visual impacts of
mechanical equipment
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Title
Payment Areas

Prohibited Uses

RECOMMENDED OPERATIONAL STANDARDS

Standard

Points of cash or other payment shall
be designed so as to provide a safe
and adequate customer queuing area.
Outdoor walk-up service facilities shall
be located and designed so as to
prevent adverse impacts on adjacent
properties.
No sale or rental of automobiles,
boats, trucks, trailers, motor bikes, or
other vehicles shall be permitted on an
automobile fueling station site.

Notes
Ensures security and reduces
impact to sensitive uses.

Eliminates nuisance uses

Section 9.240.560 G. Ancillary Uses
Provides standards for ancillary convenience store, car wash, fast food establishments,
and vehicle repair shops uses as flows:
•
•

•
•

Convenience Store: requires compliance with Section 9.2.240.490 – Alcoholic
Beverage Sales
Car Wash: requires a queuing study prepared by an independent traffic engineer
licensed by the State of California and a noise study prepared by an independent
acoustical engineer licensed by the State of California.
Fast Food Establishment: requires a queuing study prepared by an independent
traffic engineer licensed by the State of California
Vehicle Repair Shop:
o Requires opening of service bays to minimize visual intrusion onto adjoining
properties and street
o Requires service bay doors shall not directly face an existing residential
development or residential zone
o Limited to battery and ignition services, tire repair and sales, and other
accessory sales and services for automobiles; but shall exclude major
automobile repairs, tire recapping, steam cleaning, painting, body and
fender work, engine overhaul, or other work of a similar nature.

Section 9.240.560 H. Discontinuation of an Automobile Fueling Station Use or Structure
Prohibits re-establishment of an automobile fueling station if the use has been
discontinued for a continuous 12-month period or more, or has been changed to, or
replaced by, a conforming use changes.
Section 9.240.560 I. Legal Nonconforming
Legally established nonconforming automobile fueling stations and ancillary uses on said
automobile fueling station sites shall be handled pursuant to Section 9.240.080. –
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Nonconforming structures and uses. If conformity with standards adopted pursuant to
this Section causes hardship due to existing configuration of on-site buildings or
structures, a Variance may be applied for pursuant to Section 9.240.270. –Variances.
Section 9.240.560 I. Modifications to Existing Automobile Fueling Stations Use
Automobile fueling station uses and structures related thereto shall not be enlarged,
extended, reconstructed or moved to a different portion of the lot or parcel of land
occupied by such use unless in compliance with the provision of Section 9.240.560 Automobile Fueling Stations including the requirement for a conditional use permit.
The following exceptions apply:
•

Modifications to Improve Soil, Ground Water and Storm Water Quality. Automobile
fueling station uses may be modified to conform to current storm water quality
control regulations or remediate contamination of the soil or ground water.

•

Modifications to Improve Traffic Safety. As determined by the City Engineer, the
pedestrian and vehicular circulation features (e.g., curbing, sidewalks, and traffic
control devices) of an automobile fueling station use may be modified to improve
public safety.
Modifications to Enable Zero Emission Vehicles (Battery Charging Station).
Automobile fueling station uses may be modified to accommodate battery charging
station(s) for zero emission vehicles.
Modifications to Enable Zero Emission Vehicles (Hydrogen Fuel Cell Station).
Automobile fueling station uses may be altered to include facilities for the storage,
conveyance and dispensing of hydrogen to zero emission vehicles.

•
•

Amendments to Other Zoning Code Sections
It is recommended to make the following amendments to be consistent with proposed
new Section 9.240.560 -Automobile Fueling Stations:
•
•
•
•

Add a definition to automobile fueling station in Chapter 9.10 – Definitions.
Add a provision to Section 9.240.120 – Off -Street Vehicle Parking to refers to the
automobile fueling station parking requirements in the proposed Section
9.240.560 -Automobile Fueling Stations
Remove automobile fueling station use(s) from the following residential zones: RR (Rural Residential) and R-3A (Visitor Tourist Residential).
Require a Conditional Use Permit for automobile fueling station uses in the
following commercial and industrial zones:
o B-P Zone Business Park
o C-1/C-P General Commercial
o C-T Zone Tourist Commercial
o C-P-S Zone Scenic Highway Commercial
o C-R Zone Rural Commercial
o C-N Zone Commercial Neighborhood
o R-VC Zone Rubidoux Village Commercial
o I-P Zone Industrial Park
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o M-SC Zone Manufacturing-Service Commercial
o M-M Zone Manufacturing-Medium
o M-H Zone Manufacturing-Heavy
ENVIRONMENTAL REVIEW
The proposed Zoning Code Amendment of Title 9 (“Planning and Zoning”) of the Jurupa
Valley Municipal Code, adding development standards for automobile fueling stations, is
exempt from CEQA because the Zoning Code Amendment is covered by the commonsense exemption that CEQA applies only to projects that have the potential for causing a
significant effect on the environment. Where it can be seen with certainty that there is no
possibility that the activity in question may have a significant effect on the environment,
the activity is not subject to CEQA. In this case, the Zoning Code Amendment will not
result in an immediate or indirect change to the physical environment.
NOTICING REQUIREMENTS
An advertisement for this public hearing was published on July 4, 2022 in the PressEnterprise Newspaper. There have been no comments to date.
CONCLUSION
The recommended Automobile Fueling Station Ordinance addresses the issues and
concerns. It is comprehensive and provides new definitions, permit requirements and
findings, location and separation requirements, development standards, operations
standards, standards for ancillary uses, regulations for discontinued and nonconforming
automobile fueling stations, and modifications to existing stations. The ordinance will help
reduce the proliferation, over concentration, and compatibility issues associated with
automobile fueling stations. The proposed standards and procedures provide clear
guidance for any proposed new, modified, or expanded automobile fueling station so that
they are of high-quality design, and minimize impacts to adjacent properties, sensitive
uses, vehicle and pedestrian movement, and the general health safety and welfare.

Prepared by:

Submitted by:

Thomas Gorham
Principal Planner

Joe Perez
Community Development Director
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Reviewed by:

//s// Maricela Marroquín
Maricela Marroquín
Attachments:
1. Existing, Proposed and Potential Automobile fueling station Location Map
2. Automobile Fueling Station per capita and per square mile data
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ATTACHMENT NO. 1
EXISTING, PROPOSED AND POTENTIAL
AUTOMOBILE FUELING STATION LOCATION MAP
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ATTACHMENT NO. 2
AUTOMOBILE FUELING STATION
PER CAPITA AND PER SQUARE MILE DATA

Automobile Fueling Station Per Capita
and Per Square Mile Data

City

Population

Square
Miles

Number of
Gas Stations

30
plus 8
approved
or proposed
38 total

Gas Stations
per Capita

Gas Stations
per Square
Mile

1 per 3,516
1 per 2,776

0.69
0.86

21

1 per 9,923

0.49

50.00

20

1 per 9,050

0.40

15.62

17

1 per 4,537

1.09

Jurupa Valley

105,503

43.68

Fontana

208,393

43.07

Ontario

181,000

Upland

77,140

